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Alderman Lopez

| just wanted to comment that | am in support of the motion and plan to support it on the floor. | had not
endorsed it at the time because | think it is important not to forget Court Street Theatre is there and that we
should be looking at that as a project that needs a lot of attention as was mentioned earlier tonight.

Alderman McCarthy

I just wanted to comment on Court Street because it came up a couple of times in the public hearing. | just
went back over the numbers with Director Cummings. The numbers that we have had for the Alec’s location
have always been $15 million. Those are fairly solid. The number for Court Street when we looked at it was
around $10 million. For $10 million that gets us a 250-seat theatre at Court Street and nothing bigger. The
economics of that in the pro forma simply don’t work because there aren’t enough seats. If we fill it every
night a year, it still is not going to generate enough revenue to come close to breaking even. It will be much
worse than the other location. In order to do anything with it, we would have to actually expand the building
off of the site it is on because the theatre, itself, is up against the wall that is right on the property line. That's
a lot of the reasons why we looked at it. | believe there are advantages to having it on Main Street and not at
Court Street, but the theatre, itself, had a lot of challenges. It is nowhere near meeting code. There is a
tremendous amount of cost to bring it up to code. Then you can renovate the theatre, but you get 250 seats in
it because that is how big it is.

Alderman Lopez

| wasn’t supporting Court Street as an alternative to the 201 Main Street site. | just wanted to remind the
board that it is there. It is something that we own and it does need attention. It is not going to make as big an
impact economically downtown so | believe that the performing arts center is the most important, critical
decision to be made immediately, both for the benefit that it can provide to downtown and the need to get that
particular site. | just want to keep the Court Street theatre in the public mind.

Alderman Caron

I, for one, was not in favor of this project when it first started because | had my concerns with what happened
to Court Street. After doing a lot of research and listening to the experts on this, I find that the City of Nashua
sometimes has a chance to do the right thing and we don’t. We forget that you have to spend money to make
money and to bring this vibrancy back to our community. | am going to vote yes on this tomorrow. | agree
with Alderman Lopez, we can't forget about Court Street. | think when Court Street was first put together, it
was only supposed to be a small venue. Looking at the facility to incorporate having art groups come in and
doing programming within the community within that building, not so much to have a huge performing arts
center. | think if we don’t do it now, we never will. We need to take that chance. Thank you.

Alderman Wilshire

| was encouraged tonight to hear about the investments that are being made by Brady Sullivan and everyone
else who is doing housing and looking at mill buildings to bring them up. We owe it to our community, to our
citizens to be part of that, to be part of the investment in our community because really that's why we are here.
We are here to make life better for the people of Nashua. | believe this is going to do that.

Alderwoman Melizzi-Golja

Although | am not on the committee, and | am not voting this evening, | will be voting in favor of this tomorrow
evening. As | look around the city at the facilities and the opportunities we have for our citizens, we have
wonderful parks, we have our stadiums, we have Conway. And yes, we have Keefe and the Court Street
Theatre. As we have heard before, they are very different venues, and they serve very different functions
from what we are proposing to fund this evening. | believe that although it is located in downtown, it's going to
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be an asset for the whole city.

We don't’ talk about Mine Falls as being an asset for that particular ward. We don’t talk about Roby Park as
being an asset for Ward 8. | think to look at the performing arts center as only being an asset for downtown is
shortsighted because all of our properties and everyone’s quality of life will be enhanced by having that venue
there. | think that this is the time to do it. As Alderman Caron said, it would be very shortsighted to not move
forward with this. That being said, from the beginning of my participation in these discussions, | believe that
we do need to keep Court Street in mind. As Alderman McCarthy said, there are all sorts of code issues and
other issues with that building that need to be addressed. | think to look at it as a different venue for our
community theatres is most appropriate. By voting for the performing arts center, | am in no way saying let’s
give up on Court Street. | think they will complement each other and strengthen our whole downtown and our
arts community. Thank you.

Alderman Gidge

| am going to speak for a couple of people who are not here. This is something that obviously is needed.
What has been forgotten is you're having one art and you're not taking care of about six other arts. You do
not have a full time gallery. Now, New Hampshire is not a good place for artists. First, it is 45" to the United
States or 44" for state funding arts. When we researched getting artists coming back here, you didn’t have to
go far. Lowell, Massachusetts has 111,000. They have over 300 studios for artists to rent. They are alll
rented with a waiting list. New Hampshire, 1.23 million. We don’t have 200. When you put something like
this in and you have five or six different types of artists, where are they going to go? | will vote for it, but it's
shortsighted. It truly is. No offense, the Currier, | think this is very important. But | think | would rather have
artists in there. Artists that can showcase their work. Where are they going to go? Lowell? | will vote for it,
but I did want to get that off my mind.

Alderman McCarthy

| just wanted to address that point. We’ve had discussions with the Currier already about the gallery space.
I've had some discussions with other local artists who have operated studios. The intent is to put a gallery
space on the first floor which would be usable by the Currier. They believe they would program it for two to
three months a year with using some of the funds from the endowment that has been mentioned in the news
recently. In the other times of the year that gallery would be ours to program with local artists however we
choose. | think we can design and create a space that meets both of those needs on the first floor of the arts
center. | think that has been the intention since we started discussing it.

Alderman Gidge

Let me just say, if it's okay: That's wrong. You have to have a full time gallery. | was one of the people who
wrote the bills studying the economic impact of the arts and culture in the State of New Hampshire. We know
where it makes it, where it doesn’t make it. Nashua is hot. There’s no question about that, but you have so
many artists. No offense with the Currier, and | know they have that money, but I'm sure there’s a lot of
training and other things that they can do. The artists that we have here, where are they going to go? Lowell?
Thank you very much.

Chairman Dowd

| would take this as one step in a good direction. If the State is so far behind, | think that probably resides in
Concord to help energize the rest of the state.

Alderman Lopez

| just wanted to point out from personal experience that Nashua artists can put their work in the Currier. | have
participated in a couple of shows. It's not necessarily mutually exclusive. The Currier might even be willing to
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organize Nashua shows for us. There are gallery events, activities. There’s a lot of studio space in Nashua.
The Picker Building isn’t the only studio collective. There is another one over by Makelt Labs. I'm sure
Nashua could do a lot more to make a more friendly environment for visual artists, but I think raising the
prominency of art, period, to the point where its economic impact is recognized is something that every artist
understands. You just need a better marketplace to sell your ware.

Alderman Tencza

| think this arts center has been an ongoing debate since last fall. It's been talked about and a lot of questions
have been raised. | just wanted to thank Director Cummings and Mr. Webb for coming in again. And, the
Mayor, for coming again tonight to go over and give us more information yet again. I'm sure they are
intimately involved and knowledgeable about the details. It is good for the rest of us to hear it out in public.
Hopefully people are watching this debate.

One of the things | learned last week at the Planning & Economic Development Committee meeting from
Director Cummings was that downtown and this performing arts center is really an underdeveloped part of our
city. It's an area of opportunity for us to invest in in order to attract more money to bring into the city and
reduce our taxes and grow our tax base. | am in support of this project.

Another thing that Mr. Ramsey said tonight, which | think is important, and | hope that we really remember
because there talk about this being a for-profit venture for the city, is that this is really a community arts center.
I hope when the committee gets together to put together bylaws proposals for how the facility is going to run,
should it pass, that we really remember to include a lot of youth programming, free youth programming and
make sure that we can get those kids may not have an outlet in sports, may not have an outlet in various other
activities that the city is offers. We can get them involved and make this a place that they can be proud of as
well, a place where they want to come back to after they are down high school and college.

Alderman Schmidt

Ward 1 is very special to me since it's my ward. When talking with people there, invariably there are two
guestions: One is will it raise my taxes. This is very important, and we found out it will not. This is not going
to affect your taxes at all. The other is what is taking so long. Why hasn’t this happened. They are equating
this with the Broad Street Parkway. It was delayed and delayed and delayed. Finally when it went in, people
said | can get to downtown in ten minutes now. It is so much easier for me. Why did we ever delay? | think
we’re at that point now with the arts center. It's time to move it forward. Thank you.

Alderman Kelly

| also want to thank everyone for really doing a great job with the presentation and answering some of those
questions. | know | heard them when | was out speaking to people last year and in conversations downtown.

| think we did a good job of making sure we addressed some of those questions for people. One of the things
that really struck me in the comments tonight and also as kind of ongoing conversation, is we don't’ have
those beaches. We don’'t have the mountains. What do we have as Nashua? | think this is an opportunity to
be a place where we really welcome people to the State of New Hampshire and bring that cultural piece to not
only us, as a city, but a whole state. | think that opportunity is something that we need to cease and the timing
is right as people said a lot tonight. Thank you.

MOTION CARRIED

R-18-003
Endorsers: Mayor Jim Donchess
Alderman Richard A. Dowd
Alderman Tom Lopez
Alderman June M. Caron
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Alderwoman Mary Ann Melizzi-Golja

Alderman-at-Large Michael B. O'Brien, Sr.

Alderman Ken Gidge
AUTHORIZING THE MAYOR AND CITY TREASURER TO ISSUE BONDS NOT TO EXCEED
THE AMOUNT OF TWO MILLION FIVE HUNDRED AND SEVENTY FIVE THOUSAND DOLLARS
($2,575,000) FOR VARIOUS IMPROVEMENTS AT THE SOLID WASTE DEPARTMENT FOUR HILLS
LANDFILL AND THE PURCHASE OF SIX REFUSE TRUCKS

MOTION BY ALDERMAN O’'BRIEN TO RECOMMEND FINAL PASSAGE OF R-18-003
MOTION CARRIED

NEW BUSINESS — ORDINANCES — None

GENERAL DISCUSSION - None

PUBLIC COMMENT — None

REMARKS BY THE ALDERMEN

POSSIBLE NON-PUBLIC SESSION

ADJOURNMENT

MOTION BY ALDERMAN WILSHIRE TO ADJOURN
MOTION CARRIED

The meeting was declared closed at 9:20 p.m.

Alderman-at-Large Michael B. O'Brien, Sr.
Committee Clerk
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qoam

Existing
meeting +
event
facilities

Facilities Mapped:

e Courtyard Marriott Hotel
e Crowne Plaza

e Holiday Inn Hotel + Suites
* Radisson Hotel

* Nashua Country Club

* Sky Meadow Country Club
* Welcoming Light, Inc.

* Country Tavern

e Daniel Webster College

* Rivier University

Webb Management Services Inc. Page 7
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O Utilization: user demand

O

Classroom
Rehearsal/ .
User Demand: Performance + Classroom Space Tech Performances Capacity Space
Demand

Symphony New Hampshire 7 15 1 23 1100 -
Actorsingers (Large Space) 16 6 - 22 750 -
Gate City Charter School for the Arts - 2 45 47 500 -
Positive Street Art 4 4 - g 500 -
Spartans Drum + Bugle Corps* - - 2 2 500 =
Steve Ruddock/Riverwalk Café = 24 - 24 400 -
Peacock Players 30 36 166 232 350 166
Actorsingers (Small Space) 16 6 - 22 350 -
North Main Muisc School 2 2 - 4 300 2
Nashua Community Music School 10 10 - 20 250 312
Nashua Chamber Orchestra - 9 - 9 200 -
Blue String Marionettes - 4 - 4 200 =
Nashua North High School: Theatre Arts 8 6 - 14 100 -
Daniel D. Rok Swain (Dance Instructor) - - - 0 - 208
Sheetal Kelkar (Indian Dance Instructor) - - - 0 - 3

Total Days of Use: 93 124 214 431 - 691

*estimated capacity

yserbemand SuTrParv: Rehearsal/ Performances Other

Performance Facilities (13 Users)* Tech

750+ seats (2 users) 23 21 1 45

351 to 500 seats (4 users) 4 30 47 81

350 seats or fewer (7 users) 66 73 166 305
Total Days of Use: 93 124 214 431

*Actorsingers is counted twice to account for demand for multiple facilities

Webb Management Services Inc. Page 8
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D
= Utilization: charrette results
Calendar Totals 600-seat Hall 300-seat Hall 150-seat Multipurpose Space
Event Prep Event Prep Event Prep
Group Abb. Disc. Days Days Total | Days Days  Total | Days Days Total
Actorsingers A/S TH 6 10 16 9 21 30 4 0
Blue String Marionettes LY TH 0 0 24 24 48
City of Nashua City X 10 10 0 0
Ghostlight Theater Company GL TH 0 0 12 13 25
Great American Downtown GAD X 0 57 5 62 0
Hear Now Live HNL AM 0 0 16 16
Nashua Theatre Guild NTG TH 0 0 7 14 21
Peacock Players PP TH 0 139 61 200 0
Symphony NH SNH UM 2 2 4 4 8 12 0
18 12 30 209 95 304 59 51 110
Totals by Discipline 600-seat Hall 300-seat Hall 150-seat Multipurpose Space
Event Prep Event Prep Event Prep
Discipline Abb. Days Days Total | Days Days  Total | Days Days Total
Theatre TH 6 10 16 148 82 230 43 51 94
Dance D 0 0 0 0 0 0 0 0 0
Amplifed Music/Ent. AM 0 0 0 0 0 0 16 0 16
Unamplified Music UM 2 2 4 4 8 12 0 0 0
Opera 0 0 0 0 0 0 0 0 0 0
Talks TA 0 0 0 0 0 0 0 0 0
Other X 10 0 10 57 5 62 0 0 0

18 12 30
Av’ Avl Avl Av

Webb Management Services Inc.

209 95 304 59 51 110
Avl Avl Av‘

Page 9



m building creativity
O Benefits + impacts
= P

The Nashua Arts Commission released the Nashua Arts + Cultural Plan in
2015. The plan outlined six primary goals for the arts in Nashua:

Identity: Create a unique brand to represent Nashua’s Centralization: Develop a collaborative citywide association
culture that distinguishes the city within the region. of arts and culture by understanding and leveraging digital
networks and existing venues and spaces within the city.
Education: Engage residents of all ages, backgrounds, and Marketing: Attract visitors and residents to local events by
abilities in arts and culture by raising awareness from a publicizing the Nashua cultural brand through strategic
young age and integrating culture into educational, outreach and promotion of the arts to both local and
recreational, and social activities. broader audiences.
Commerce: Produce new economic opportunities for the Growth: Encourage proliferation, prosperity, and visibility

city by integrating the arts into public and business policies, | for both existing and emerging organizations in the arts.
stimulating Nashua to evolve as a sustainable, resilient, and
livable community.

The development of new arts facilities is in line with many of these goals,
particularly identity, centralization, education, and commerce.

Webb Management Services Inc. Page 10
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Conclusions

JOoM

The market: The market is diverse. In all market segments, there are varying levels of
educational attainment, household income, races and ethnicities, and ages. This indicates a
need for programming that ranges from the hands-on to the traditional, with a range of
different price points.

Existing facilities: Nashua is located in a crowded arts market with a number of facilities
that present national touring products. In addition, the are two new facilities planned for one
of Nashua'’s neighboring communities, one of which will present touring musical acts. Even
with these facilities, a gap remains for high-quality theatre and dance space. An additional
gap exists for meetings and events.

User demand: There is significant demand for a performance facilities with for 500 to 700
seats, and also for one with 350 seats or fewer.

Benefits + impacts: New arts facilities align with many of the goals identified in the Arts
Commission’s Arts and Culture Plan, as well as with goals identified in the City’'s 2010
Consolidated Plan.

Webb Management Services Inc. Page 11
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Recommendations

JOoM

We presented a series of options to the City in May 2016. Based on feedback,
we determined that the best course of action was to consider the development
of a new 500-700 seat arts and events venue that could serve a range of
nonprofit arts groups and commercial promoters, also responding to demand
for a downtown meeting and event venue.

Webb Management Services Inc. Page 12



Initial Study Sites

Selection Criteria: Possible Sites:
Access to parking Spring St. — 17,500 sf parking lot
Visibility on Main St. 146 Main St. — 14,500 sf building
Proximity to retail 201 Main St. — 15,000 sf Alec’s Shoes*
Adequate footprint Court St. — 13,500 footprint existing
Financially viable building

Water St. — 11,000 sf parking lot
Pearson Ave. — 14,000 sf parking lot

* In winter of 2016, Alec Shoes moved to new location. The building then came on
the market in early 2017



SITES SELECTED FOR FURTHER STUDY

SPRING STREET | 32 5[]0 sf 3 flcmrs

MAIN STREET 30,800 sf, 2 floors

new construction

COURT STREET 33,700 sf, 3 floors

interior and exterior renovation

Interior and extermr rennvatlon

Bruner/Cott Architects



PREFERRED DEVELOPMENT SITE
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MAIN STREET PERFORMING ARTS CENTER
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Main Street Performing Arts Center

JOoM

Construction Site
Component [Capacity Area Cost Soft Costs Acquisition [Project Costs
Theater 600-700 20,000 sf
Retail 9,000 sf
Total 30,000 sf $11,500,000 $2,000,000 | $2,000,000 ($15,500,000

First Floor Before

Webb Management Services Inc. Page 17
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D
g‘_ Operating goals for a new arts + events center
Present high-quality arts and entertainment programming of

interest to the permanent population and other visitors to the
area.

Support local businesses, government and citizens with
professional meeting and event facilities.

Provide affordable access to well-equipped performance,
rehearsal, and support spaces for users that are working towards
the cultural development of Nashua and the region.

Contribute to the economic vitality of Nashua and the wider
region with active facilities that drive economic and community
development.

Utilize a sustainable business model primarily driven by earned
income.

Webb Management Services Inc. Page 18
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Governance recommendations

JOoM

We recommend that the City of Nashua be the owner and and
operator, with at least two partners:

1. A foundation to raise money and represent the interests of the
private sector.

2. A programmer to bring cultural and entertainment events to
the new facility.

Webb Management Services Inc. Page 19



building creativity

JOoM

Pro-forma operating budget

A live, Excel-based model that starts with activity estimates.
The year before the theatre opens, plus five years of operations.

Fully-developed staff and infrastructure to support programming
estimates — from the outset.

Webb Management Services Inc. Page 20
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Pro-forma
operating
budget

Pro-forma Budget Summary  prg_ppening

Earned Income
Ticket Sales

Rental Income
Theater User Fees
Food Service
Miscellaneous Income

Contributed Income
Individual Contributions
Corporate Contributions
Foundation Grants
Government (non-local)
Endowment Income

Total Income

Operating Expenses
Total Personnel
Programming Costs
Fundraising

Box Office
Administration
Occupancy Costs

Total Operating Expenses

Result of Operations

Allocation from Capital Budget
Allocation to Capital Reserve

Final Result

Earned Income/Op Expenses

b I B |

oo oo

160,000
160,000

160,000

185,250
0
10,000
0
23,500
1]

218,750
-58,750
75,000

1]
16,250

Year 1

117,000
191,250
220,500

36,650
120,600
695,000

25,000
25,000
25,000
25,000
160,000
260,000

955,000

474,235
119,250
20,000
51,295
49,500
210,000

924,280
30,720
0

0
30,720

75%

Year 2

105,570
199,308
239,170

37,832
19,772
701,651

25,500
25,500
25,500
25,500
160,000
262,000

963,651

491,597
110,344
21,000
50,454
51,975
214,200

939,570
24,081
0

0
24,081

75%

Year 3

114,496
211,552
253,863

42,360
130,512
752,783

26,010
26,010
28,010
26,010
160,000
264,040

1,016,823

513,429
117,690
22,050
54,762
54,574
218,484

980,989
35,834
0

0
35,834

77%

Year 4

129 467
221,076
265,291

50,038
140,508
806,378

26,530
26,530
26,530
26,530
160,000
266,121

1,072,499

535,187
131,590
23,153
58,987
57,302
222 854

1,029,072
43,427

0

25,000
18,427

T8%

Year 5

136,874
234,130
280,956

54,538
151,348
857,846

27,061
27,061
27,061
27,061
160,000
268,243

1,126,090

558,869
137,255
24,310
63,763
680,168
227,31

1,071,676
54,414

0

50,000
4,414

80%

Webb Management Services Inc.
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Economic impact analysis

JOoM

Calculates the economic impacts of building and operating new
facilities in Nashua.

Informed by RIMS Type Il multipliers purchased from the Federal
Bureau of Labor for Hillsborough County.

Direct, indirect, and induced impacts based on construction,
operations, and audiences.

Year three of operations for new facilities.

Webb Management Services Inc. Page 22
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Economic impacts - guantitative

JOoM

Summary of Economic Impacts on Hillsborough County

Construction Impacts Input (Local Expenditures $12,000,000
Output (Sales) $19,930,800
Earnings $5,930,400
Jobs Created (person-years) 112
Ongoing Annual Impacts Input (Year 3 Spending) $460,000
Operations Output (Sales) $740,674
Earnings $171,111
Jobs Created (annual) 4
Audience Spending Input (Year 3 Spending) $402,220
Output (Sales) $654,165
Earnings $139,015
Jobs Created (annual) 5
Total Annual Operating Impacts “Output (Sales) $1,394,839
Earnings $310,126
Jobs Created (annual) 9

Webb Management Services Inc. Page 23
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Expert Presenters

Alan Chong, CEO & Director, Currier Museum
Peter Ramsey, President & CEO, Palace Theatre

Webb Management Services Inc. Page 28
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